
TOWN OF DAVIE
PLANNING AND ZONING DIVISION

PLANNING REPORT

February 3, 1999
Revised February 18, 1999

SUBJECT: Land Use Plan Amendment Application LABC-99-3A

APPLICANT/AGENT: Bayshore Land Development Group, Inc. /Neil Kalis, Esq.

OWNER: Multiple owners; listed on attachment.

LOCATION: Section 33, Township 50 S, Range 41 E, generally Generally located in between 
Griffin and Stirling Roads, and University and PineIsland Roads, straddling SW 
82 Avenue.

REQUEST: From: Residential (3 du/ac and 5 du/ac) and Community Facility
To: Residential (10 du/ac) to be deed restricted to 380 d.u. (9 d.u./ac)

EXHIBITS TO BE INCLUDED: Land use plan amendment application including amendments thereto,
subject site map, planning report, and aerial.

ANALYSIS:

Introduction
The amendment site is approximately 46 acres in area, consisting of plant nurseries and undeveloped
land. The amendment site straddles SW 82 Avenue, with the west 33 acres fronting Pine Island Road
and the west side of  SW 82 Avenue, and the east 13 acres fronting only SW 82 Avenue from the east.
The site is bound on the north by undeveloped land and a single-family residence designated
Residential 3 dwelling units per acre (3 du/ac) and Residential (5 du/ac), on the east by the
Renaissance Plaza shopping center and undeveloped land designated Commercial, on the south by
undeveloped land designated Residential (3 du/ac), two single-family residences designated
Residential (5 du/ac) and undeveloped land designated Commercial, and on the west across Pine
Island Road by single-family residences in Cooper City developed at 3 du/ac.

The amendment site consists of approximately 13 acres of land designated Residential (5 du/ac) east of
SW 82 Avenue, 28 acres designated Residential (3 du/ac) on the west side of SW 82 Avenue and 5 acres
designated Community Facility west of SW 82 Avenue.  The applicant is requesting a change in land
use that will increase the allowable density of the entire site  and allow for different housing types than
would be permitted within the portion of the site designated Residential (3 du/ac).   The currently
permitted densities of 3 du/ac and 5 du/ac are most often developed as single-family detached
residences, although attached single-family development begins to occur at a density of 5 du/ac.  The
originally requested density of 10 du/ac, which the applicant later reduced to 8.99 du/ac (8.26 du/ac
including the 3.75 acres proposed for church use), is sufficient for townhome or two-story garden
apartment developments.   Typical densities for townhomes range from 4 to 13 du/ac, and range from
10 to 25 du/ac for planned garden apartment developments.

LABC
Page 1



Review of a land use plan amendment request should include consideration of the criteria listed in
Section 12-304 of the Land Development Code which is attached hereto, and made a part hereof,
including consistency with the goals, objectives and policies of the Comprehensive Plan.

Consistency with Town’s Land Use Density Distribution
Future Land Use (FLU) Objective 4 requires that land uses, intensities and densities be distributed and
concentrated in such a manner as to promote an economically sound community and discourage urban
sprawl pursuant to the Future Land Use Plan Map.  Staff believes the amendment site is a suitable
location for higher density, as it is proximate to two major arterials including University Drive which
offers mass transit service, and is within the Town’s sanitary sewer and potable water service areas
with major infrastructure and sufficient capacity in place.

The amendment would also provide additional localized population to support the underutilized
University Drive commercial corridor and planned commercial centers on Orange Drive north of the
amendment site.  At present, Davie lacks a solid population base south of Griffin road to support such
commercial centers, which have not been able to completely sustain their planned intent as a retail base
for the community.

Compatibility
Future Land Use Policy 17-3 requires that each development proposal be reviewed with respect to its
compatibility with adjacent existing and planned uses.  From a compatibility standpoint, the eastern 13
acres of the amendment site are more suitable for a density approaching 10 du/ac than the western 33
acres, as the eastern portion abuts commercial development and will have access from SW 82 Avenue
which is dominated by commercial land use on its east side, or from University Drive, a commercial
corridor.  The western 33 acres would have access from Pine Island Road which, South of Griffin Road,
is characterized by low-density single-family detached residences.

The SW 82 Avenue corridor is designated almost exclusively Residential (3 du/ac) on the west side
and Residential (5 du/ac) on the east side near the amendment site.  The amendment is located “mid-
block” on SW 82 Avenue, splitting a large area that shares low density land use plan designations and
creating undeveloped, isolated pockets of Residential (3 du/ac) and (5 du/ac) land use to the north
and south.   Staff expects these pockets to eventually petition for higher density should the amendment
be approved, in order to avoid incompatibilities that may be created by the amendment’s higher
density.  The smallest and most isolated of the unrelated land use pockets would be 3 acres of
Residential (5 du/ac) land use occupied by two single-family homes sandwiched between the
amendment site on the north side, Commercially designated land on its south and east sides, and SW
82 Avenue on its west side.   Creating such an isolated and unrelated land use district is essentially a
“spot zone” and should be avoided.

Housing Choice
The amendment furthers Housing Objective 2 which calls for facilitating and promoting a wide variety
of residential development to address the different needs of the projected population, as it offers an
opportunity for the Town to better balance its housing stock by increasing opportunities for single-
family attached development such as townhouses in an appropriate location.  The applicant has not
committed to  a given housing type mix. developing 100 townhomes and 280 garden apartments.
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Impact Analysis:  General

The amendment would result in a two-fold increase in density east of SW 82 Avenue and a three-fold
increase in density between SW 82 Avenue and Pine Island Road.  In determining the amendment’s
impacts on public facilities, staff must assume such a significant increase in density will trigger further
petitions to increase density in the future, as the owners of adjacent nurseries and vacant land
eventually seek to avoid incompatibility with the adjacent higher densities and commercial uses, and
desire to maximize land values given the precedent set by higher adjacent densities.  Since there are
approximately 75 acres of undeveloped land designated Residential (3 du/ac) and (5 du/ac) that are
eventually expected to petition for the same density being requested by the applicant, the cumulative
impact of the amendment would be more than double its direct impact.  for the most critical impacts,
staff provides both the impact caused directly by the amendment and the amendment’s indirect impact
that would result from the expected conversion of the approximately 75 acres of remaining land
designated Residential (3 du/ac) and (5 du/ac) to densities of 10 du/ac.

The increases in density will increase impacts on all public facilities, as detailed in the Public Facilities
Impact Summary attachment to this report.  The most notable impacts are those on roadways and
schools.

Impact Analysis:  Roads

Southwest 82 Avenue is a substandard two lane roadway with less than 20 feet of pavement width
where 24 feet are required.  There is no shoulder on the roadway and there is a canal abutting the west
side of the roadway, creating a dangerous situation that would be exacerbated by additional traffic
using the roadway.  Access to SW  82 Avenue will require roadway  improvements suitable to the
Town Engineer regardless of whether the amendment site is developed at currently permitted  or
requested densities.  The applicant has committed to eliminating all but emergency access to SW 82
Avenue from the west 27 acres,  leaving 19 acres that will access this roadway.  The amendment would
increase traffic by approximately 1,280 1,020 trips per day, the equivalent of traffic generated by 129
107 single family homes, of which approximately 63 percent would access Pine Island Road, and 37
percent would access  SW 82 Avenue. or a 7,500 s.f. retail store.  The cumulative traffic impact of the
adjacent 75 acres also developing at the amendment site density is the addition of approximately 2,900
the amendment may exceed 2,500  trips per day above that which would be generated by development
under the current designations, with a similar distribution between Pine Island Road and SW 82
Avenue.  and would be distributed between Pine Island Road and SW 82 Avenue.  barring access to
University Drive.  The percentage distribution onto each road is undetermined, as the applicant has not
addressed access. No traffic count is currently available for SW 82 Avenue which is intended to handle
2,000 to 5,000 trips per day according to the Town’s roadway engineering and design standards.

 Impact Analysis: Schools
The other notable public facility impact is on schools, and is determined by using Broward County
School Board’s student generation rates.  The amendment would generate up to 208 2 additional
students based upon  the stipulated bedroom mix of 100, two-bedroom townhomes; 28, one-bedroom
apartments; 238, two-bedroom apartments; and 14, three-bedroom apartments the applicant has
committed to.  if developed exclusively with 3 bedroom garden apartments.  The cumulative impact of
the amendment which includes future density increases on adjacent properties would approach 15
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additional students, assuming development of only garden apartments at the same bedroom mix the
applicant has committed to. additional students.   The applicant can reduce this impact by developing
townhomes which would generate an additional 61 students (a 70 percent reduction from garden
apartments) with an indirect impact of 122 additional students, and by developing a managed bedroom
mix of 1, 2 and 3 bedroom units  that would further reduce student generation.  Schools serving the
amendment site are currently overcapacity by an average of 240 students.  Adequate capacity for other
facilities exists to serve the amendment.

CONCLUSION AND RECOMMENDATION:

Staff finds the amendment generally consistent with the Comprehensive Plan.  Staff believes this plan
amendment can have a positive economic impact on the area’s commercial centers and provide
additional variety of housing types, particularly if townhomes are developed.  The higher density
sought by the amendment is appropriately located abutting commercial land use and near several
commercial centers, near major roadways, and south of similar density development  along Pine Island
Road north of Orange Drive.

The applicant has addressed staff’s concerns regarding student generation by voluntarily stipulating to
a bedroom mix that would result in a minimal increase in the number of children potentially attending
public schools.  The applicant has also addressed staff’s concerns relating to the substandard condition
of SW 82 Avenue by restricting access to this road and acknowledging responsibility for improving a
portion of the roadway to meet minimum engineering standards, as would be required for
development under the existing land use plan designations.

Staff is still concerned that the amendment’s shape and size create an isolated and unrelated district of
Residential (5 du/ac) land use 3 acres in area, containing 2 single-family residences.  Staff also believes
that the western portion of the amendment site, which would access Pine Island Road--a low density
residential corridor, need not be developed at a higher density (10 du/ac) than the eastern portion (7.7
du/ac), when it is the eastern portion that abuts land designated Commercial and accesses SW 82
Avenue, a roadway bordered by commercially designated and developed land.  However, staff
believes the SW 82 Avenue corridor may only develop at densities exceeding those now permitted, and
that the economic benefits and increased housing choice the amendment would afford mitigate staff’s
concerns.  However, staff cannot support the amendment as it has been submitted, because the
amendment creates isolated and unrelated land use districts with attendant compatibility problems, a
potentially unacceptable direct and indirect, long-term impact on public schools,  and does not include
a proposal for improving SW 82 Avenue or providing alternative access to University Drive and Pine
Island Roads.

Development Services staff therefore recommends DENIAL  has NO OBJECTION of to the proposed
plan amendment.

LOCAL PLANNING AGENCY RECOMMENDATION: Motion to recommend APPROVAL  based
specifically on the amended application made by the applicant’s letter dated February 10, 1999,
submitted to the record, and further amendment that the applicant committed to at the LPA meeting
which further reduces the number of three bedroom garden apartments from 28 to 14 which increases
the number of two-bedroom garden apartments from 224 to 238, and based on these voluntary
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stipulations which amends the original application (3-1, Mr. Stahl absent, February 10, 1999).

APPLICANT AMENDED APPLICATION AT LOCAL PLANNING AGENCY MEETING: The
applicant made the following amendments to the application:

a) Prohibit access to SW 82 Avenue from 23.25 of the west 33 acres.
b) Restrict residential development to 100, two-bedroom townhome units on the east 13 acres 

and 280 garden apartments (28 one-bedroom, 238 two-bedroom and 14 three-bedroom) on the 
west 29.25 acres.

Additionally, the applicant acknowledged his responsibility to improve a portion of SW 82 Avenue,
subject to available right-of-way, to provide for safe travel, and offered to provide access, subject to
acquisition of additional land, between Pine Island Road and SW 82 Avenue.

STAFF REPORT AND RECOMMENDATION REVISED AFTER THE LOCAL PLANNING
AGENCY MEETING:  In consideration of the amendments made to the application at the Local
Planning Agency Meeting, staff has NO OBJECTION  to the amendment.
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Land Use Plan Amendment Application LABC-99-3A

PUBLIC FACILITIES IMPACT SUMMARY

The proposed amendment would have the following impacts upon the listed public
facilities and services.  Numbers may differ from applicant’s analysis due to differences in
calculations methods and inaccuracies in application analysis.

Wastewater Treatment:  Increase  wastewater generation by 96,400  gpd.
(Capacity available.)

Potable Water:  Increase potable water required by 96,400 gpd.
(Capacity available.)

Drainage: Increase drainage  demand.
(Capacity available. )

Solid Waste: Increase  solid waste generation by 2,668 gpd.
(Capacity available.)

Recreation and OS: Increase the demand for recreation and open space 
by 7.04 acres.  (Capacity available.)

Traffic Circulation: Increase traffic generation on Pine Island Road by  
appx. 900 trips per day* (Capacity available) and on SW 82 
Avenue by appx. 120 trips per day.  (Capacity unavailable*.)

Public Schools: Increase school enrollment by as few as up to 208  2 students 
with 3 bedroom garden apartments or 61 students
with 3 bedroom townhouses.  (Capacity unavailable.)

* Capacity unavailable because roadway does not meet minimum design criteria.  The    
roadway is expected to have sufficient capacity to accommodate traffic from the
amendment site once it is brought up to engineering standards.
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